
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 25 April 2017
___________________________________________________________________

Application No.: 16/1174/PA

Proposal: Erection of rural enterprise workers / local needs 
affordable dwelling

 
Location: Compound northwest of Talar Aur, A487(T) Croft to 

Junction U3200, Croft, Llantood, Cardigan, SA43 3NT

Applicant: Mr Mark Toft
___________________________________________________________________

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS THE PLANNING 
DELEGATION PANEL AGREED TO ITS REMOVAL FROM THE SCHEME OF 
DELEGATION FOLLOWING A REQUEST FROM THE LOCAL MEMBER.

1. Recommendation

1.1 It is recommended that the application be refused for the following reasons:

 The development fails the justification tests for a rural enterprise 
worker’s dwelling in the open countryside as set out in Welsh 
Government Technical Advice Note (TAN) 6: Planning for Sustainable 
Rural Communities. In particular, the development fails to demonstrate 
that there is a functional need for residential accommodation and that 
there is no suitable accommodation in the locality which is suitable and 
available for occupation by the worker concerned on the enterprise. 
The development is therefore contrary to the guidance set out in TAN 6 
and to the requirements of SP 1 (Sustainable Development), SP 16 
(The Countryside) and GN.26 (Residential Development) of the Local 
Development Plan (adopted 28 February 2013).

 The proposed dwelling would conflict with the Council's restraint 
strategy on new housing in the countryside. The proposal fails to 
accord with policy GN.29 (Exception Sites for Local Needs Affordable 
Housing) given that the site does not adjoin a settlement boundary and 
given that the community in which the site is located is not adequately 
served by facilities to support the proposed development. As such, it 
would represent an unsustainable form of development and would 
create an unjustified visual intrusion into the countryside. Thus, the 
proposed development would run counter to policies SP 1 (Sustainable 
Development), SP 16 (The Countryside), GN.1 (General Development 
Policy), GN.26 (Residential Development) and GN.29 (Exception Sites 



for Local Needs Affordable Housing) of the Local Development Plan for 
Pembrokeshire (adopted 28 February 2013).

___________________________________________________________________

2. Main Issues

2.1 The main issues raised by this application are:

 Whether the proposed development is justified in its rural location with 
regard to policies designed to control the provision of housing in the 
countryside (Policies SP 1, SP 8, SP 16, GN.1, GN.26 and GN.29 of the 
Local Development Plan (LDP) for Pembrokeshire, Planning Policy Wales 
(PPW) Edition 9 (November 2016), Technical Advice Note (TAN) 6 
Planning for Sustainable Rural Communities and Practice Guidance and 
Technical Advice Note (TAN) 2 Planning and Affordable Housing).

 The effect on the character and appearance of the area (Policies SP 16 
and GN.1 and GN.2)

3. Description of site
 

3.1 The application site is in the open countryside 100 metres to the north west of 
Croft and north east of the road running in a northerly direction from the A487 
(T) towards nearby St Dogmaels. The land adjoining the application site 
currently contains two steel frame buildings which serve as a depot for a tree 
surgery and countryside management business.

4. Proposal

4.1 The application seeks full permission for the erection of a dwelling to serve the 
adjoining tree surgery and countryside business. The proposal is for a detached 
two storey dwelling. The dwelling would have a kitchen/living area, office, 
bathroom, w/c, utility and three bedrooms. It would have a footprint of 
approximately 70 square metres, an eaves height of 3.7 metres and a roof ridge 
height of 6.5 metres. The external finishes would include painted roughcast 
render with red brick plinth, a natural slate roof, red brick chimney and white 
UPVC glazing. Access to the dwelling would be from the access to the existing 
business.

5. Planning History

5.1

5.2

5.3

Planning permission for the erection of a storage building and provision of a 
compound for landscaping business was granted on 27th June 2012 
(application reference 12/0083/PA)

Planning permission for an amended scheme for the erection of a storage 
building and provision of a compound for landscaping business was granted on 
13th May 2013 (application reference 12/1164/PA)

Planning permission for an extension to an existing building was granted on 



24th March 2016 (application reference 15/1088/PA)

6. Evaluation:

Principle of Development

6.1 Policy SP 1 (Sustainable Development) is a strategic policy that sets out a 
broad context for ensuring sustainable development is achieved within the 
Local Development Plan (LDP) for Pembrokeshire. Policy SP 16 (The 
Countryside) seeks to meet the essential requirements of those who live and 
work in the countryside, whilst policy GN.26 (Residential Development) 
stipulates criteria for permissible residential development. 

6.2 The site lies 100 metres to the north of Croft. Croft is not a settlement as 
defined by the settlement hierarchy of the LDP and therefore the site is 2.5 
kilometres from the nearest settlement with a settlement boundary (Pen Y 
Bryn). In this respect, the site is clearly removed from any settlement boundary 
and is located in open countryside where residential development is normally 
restricted. The agent has sought to justify the proposal with reference to the 
rural enterprise dwelling policy which comprises one of the exceptions for 
development which would be permitted in the countryside as set out in policies 
SP 16 and GN.26. The application will therefore be assessed in line with the 
criteria for rural enterprise dwellings as set out in Welsh Government Technical 
Advice Note (TAN) 6: Planning for Sustainable Rural Communities (2010) and 
Practice Guidance - Rural Enterprise Dwellings (2011). 

6.3

6.4

The applicant’s business comprises tree surgery and countryside 
management. It is considered that it takes the form of a land related business 
and as such comprises a qualifying rural enterprise. The application will 
therefore be assessed in line with the following criteria for new permanent 
dwellings on established rural enterprises. Criterion (i) of the guidance states 
that a permanent dwelling will only be permitted if there is a clearly established 
existing functional need for one or more workers. Criterion (ii) requires that the 
need should relate to a full time worker. Criterion (iii) requires the enterprise to 
be financially sound, Criterion (iv) requires that the functional need cannot be 
fulfilled by another dwelling and the final Criterion requires that other normal 
planning requirements are satisfied.

Functional Test

The main activities of the enterprise centre on two aspects, tree surgery and 
other countryside/land management services. In addition to day to day duties, 
the business also operates a 24 hours emergency out of hour’s service. The 
business employs three full time workers as well as a range of sub contractors. 
The agent contends that that there is a specific functional need for a full time 
worker to be present on site at all times for the following reasons:

 The proposed location is geographically central to the business’s 
customer base and as such is able to respond in a timely manner to 
unexpected work emergencies as well as making the day to day running 



6.5

6.6

6.7

6.8

of the business easier.
 The business is vital for the efficient running of the infrastructure of the 

area.
 The business provides a similar service for the local farming community.
 The business deals with a number of emergency call outs.
 The maintenance of plant and machinery is an integral part of the 

business which usually takes place at the end of the working day 
necessitating longer hours on site and in to the night and early morning. 
An on-site presence would streamline this process and make operations 
more efficient and sustainable.

 The business has valuable plant and machinery that needs to be 
safeguarded.

 The relentless nature of the work.

It is not disputed that a permanent residence on the site would reduce travel 
and costs that would arise if the applicant lived elsewhere. The elimination of 
the journeys to and from the site in relation to the out of hour callouts would 
result in a reduction in carbon emissions. It may also improve security, 
response times, and the overall efficiency and operations of the business. 
Notwithstanding this, it is considered that a rural location is not essential for the 
business to operate nor is it essential for the applicant to live on the site. 
Similar businesses operate more commonly from nearby settlements and it is 
considered that the business could still function properly from its current 
location even if the applicant lived elsewhere in the locality. This may add 
additional time for the applicant to respond to callouts and a degree of 
inconvenience. However, these alone are not considered to be reasons which 
are sufficient to justify the need for a resident worker. 

It is appreciated that the value of machinery and equipment is not unsubstantial 
however, there is little evidence of on-site security and as such this could 
therefore be improved to help address security concerns.

Time Test

It is not clear how many full time workers the business employs as the agent’s 
supporting statement details three full time workers in one section and then 
states two full time workers in another. Notwithstanding whether the business 
employs two or three full time workers it is clear that in addition to this it also 
employs a range of sub contractors on a regular but ad-hoc basis. The 
proposed dwelling is for one of the full time workers and as such it is accepted 
that the need relates to a full time worker not a part time requirement.

Financial Test

The business has been established since 1995. The application has been 
submitted with supporting accounts from 2010 to 2016. It is clear from the 
accounts that the enterprise has been making a profit over these years, with a 
reasonable profit in 2016. The discrepancy over the number of full time workers 
means that it is not clear how many employees the salary and wage expenses 
covers. From the accounts provided it is difficult to see how the business salary 



6.9

6.10

6.11

6.12

and wage expenses could be for three full time workers as the amount is not 
considered to provide a reasonable wage level for three full time workers. 
Furthermore, the accounts to not indicate expenses for the other part time 
workers or the sub-contractors who undertake work for the business. Whilst it 
would appear from the accounts that the business is financially sound and has 
made a consistent profit and has a good prospect of remaining so, there is 
uncertainty over the level of expenses that have been included and the profit 
levels stated.

The second part of the financial test assesses whether the enterprise could 
sustain a dwelling of the proposed scale. The proposed dwelling would have a 
floorspace of 101 square metres and a build cost of £800 per square metre. 
The total building cost is estimated at £81,000 and it is stated that it would be 
financed through company profits or by a mortgage. Given the uncertainty that 
has been raised in relation to workers wages and profit levels of the business it 
is not clear if the cost of providing the dwelling could be borne from the 
company profits. Similarly, in terms of financing the dwelling through a 
mortgage it is acknowledged that annual mortgage repayments would be 
considerably lower however what is not clear is whether the enterprise could 
service this cost. 

Other Dwellings Test

It is considered that there are no suitable buildings on the site which could be 
used or converted for a residential use. Supporting evidence provided reveals 
a number of properties for sale within nearby settlements of St Dogmaels and 
Pen Y Bryn but the agent argues that these are too expensive and too remote 
from the site. One property was identified for sale that was in a reasonable 
price range and located 1.5 kilometres from the business however this was 
discounted by the agent as it was not deemed suitable due to its poor state of 
repair and as it does not fulfil the alleged essential need for the worker to be on 
site.

Notwithstanding this, a search within 5 miles of the site identifies seven 
residential properties within and slightly above the same value of the proposed 
dwelling. Within 10 miles of the site there are twelve properties within and 
slightly above the same value of the proposed dwelling. Whilst some weight is 
given to the applicant’s need to respond quickly to call outs, it is not considered 
that the additional delay that may be caused, if the applicant had to travel from 
elsewhere in the surrounding locality, would have a significant detrimental 
impact on the ability of the enterprise to function properly. In this respect, it is 
considered that there may be other dwellings available to meet the need.

Other Planning Requirements

The development raises no significant concern in terms of its design and 
proposed access arrangements. However, the siting of the building is such that 
it would intrude into the countryside and would be clearly separated from the 
existing sheds and main business compound.



6.13

6.14

6.15

6.16

6.17

Taking all of the above into account, it is considered that the proposed 
development fails the justification tests for a new residential dwelling in the 
open countryside as set out in Welsh Government Technical Advice Note 
(TAN) 6: Planning for Sustainable Rural Communities. In particular, the 
development fails to demonstrate that there is a functional need for residential 
accommodation and that there is no suitable accommodation in the locality 
which is suitable and available for occupation by the worker concerned on the 
enterprise. Furthermore, there is concern over the financial information that 
has been provided particularly in relation to whether the business can support 
the cost of the proposed dwelling and other expenses of the business. The 
development is therefore contrary to the guidance set out in TAN 6 and to the 
requirements of SP 16 (The Countryside) and GN.26 (Residential 
Development).

The Planning Delegation Panel’s referral of the application to the Planning 
Committee has been made on the basis of a potential conflict between LDP 
policy and national policy set out in Planning Policy Wales Edition 9 (PPW). On 
this point, it is important to recognise that policy GN.26 (Residential 
Development) translates PPW advice on the potential for sensitive infilling of 
small gaps within small  groups of dwellings, or minor extensions to such 
groups, into local policy. Of particular relevance is paragraph 6.110 of policy 
GN.26 which advises that, within the LDP, infilling will only be accepted within 
Settlement Boundaries. As such, there is no policy conflict between the LDP 
and national policy.

The LDP provides a framework of policies that seeks to ensure that there are 
appropriate and specific opportunities for the provision of affordable housing in 
rural areas whilst seeking to protect the countryside, within a strategy which is 
underpinned by the need to secure sustainable forms of development. The 
balance that the LDP strikes in this respect has been endorsed through the 
formal examination process following extensive engagement with stakeholders. 
As the main arguments presented in support of the application rely on matters 
which the LDP addresses (the provision to meet the need for affordable 
housing and the status of the ‘Settlement’ of Croft) they are in effect criticisms 
of the Plan itself, rather than representing material considerations that justify 
departing from the Plan. Such considerations fall outside the remit of individual 
planning applications. 

The LDP indicates that the delivery of affordable homes throughout 
Pembrokeshire County Council’s area will be via planning obligations 
negotiated as part of residential developments, sites developed by Registered 
Social Landlords, exception sites and self build affordable housing. Policies 
GN.26 (Residential Development) and GN.29 (Exception Sites for Local Needs 
Affordable Housing) provide the local planning policy context for determining 
applications for affordable dwellings. Policies SP 12 (The Settlement 
Hierarchy) and SP 13 (Settlement Boundaries) demonstrate that at every level 
of the hierarchy the Plan provides for Local Needs Affordable Housing.

Policy GN.29 (Exception Sites for Local Needs Affordable Housing) forms an 
important element of a suite of measures in the LDP to facilitate the provision 



6.18

of affordable housing. As an exception to the approach to general market 
housing, policy GN.29 permits such housing outside the settlement boundaries 
of defined settlements provided the site immediately adjoins a settlement 
boundary. The LDP does not define Croft as a settlement (because of its 
modest size and absence of community services and facilities). It follows that 
the site is not located adjoining a settlement boundary and the community in 
which the site is located is not adequately served by facilities to support the 
proposed development and as such the application would not meet the 
requirements of policy GN.29.

With regard to the strategic objectives of Policy SP 1 (Sustainable 
Development) which requires proposals to demonstrate how positive 
economic, social and environmental impacts will be achieved and adverse 
impacts minimised, the development would be located in open countryside. 
The proposed dwelling would be in an unsustainable location with limited 
access to services. The scheme therefore fails to comply with the objectives of 
Policy SP 1.

6.19

Effect on the character and appearance of the area 

The proposed dwelling would comprise a fairly conventionally styled property. 
Whilst the scale and form of the proposed dwelling may be considered 
appropriate, the proposed dwelling would not however be sited in close 
relationship to the business compound and as such would visually intrude into 
the countryside. In this respect, the proposed would have an adverse impact 
on the appearance of the countryside. Therefore the proposal would fail to 
accord with policy SP 16 (The Countryside) and criteria 1 and 2 of policy GN.1 
(General Development Policy) of the LDP.

Other matters

6.20

6.21

Highways and transportation

Access would be from the existing access for the business with a permeable 
parking and turning area located to the south east of the proposed dwelling.  
The Council’s Head of Highways and Construction has no objection to the 
proposed access, parking and turning arrangements but recommends a 
condition requiring the parking facilities to be provided before the dwelling is 
first occupied. Subject to the imposition of this condition, it is considered that 
the proposal would accord with criteria 5 and 6 of policy GN.1 (General 
Development Policy).

Drainage

The application proposes to discharge surface water to soakaways. The 
Council’s Drainage Engineer raises no objection to this method of disposal. 
The application proposes to discharge foul water to a septic tank. It is 
considered that an acceptable means of foul water and surface water disposal 
would be achieved and as such the proposal would comply with criterion 6 of 
policy GN.1 and criterion 3 of policy GN.2 of the LDP.



Representations

6.22 Fifteen letters of support have been received praising the valuable service that 
the applicant provides to businesses and the wider rural community. Whilst this 
is acknowledged it is considered for the reasons outlined previously that the 
business could continue to do so without an on-site residence.

Conclusion

6.23

6.24

The development fails the justification tests for a rural enterprise worker’s 
dwelling in the open countryside as set out in Welsh Government Technical 
Advice Note (TAN) 6: Planning for Sustainable Rural Communities. In 
particular, the development fails to demonstrate that there is a functional need 
for residential accommodation and that there is no suitable accommodation in 
the locality which is suitable and available for occupation by the worker 
concerned on the enterprise. The development is therefore contrary to the 
guidance set out in TAN 6 and to the requirements of SP 1 (Sustainable 
Development), SP 16 (The Countryside) and GN.26 (Residential Development) 
of the Local Development Plan (adopted 28 February 2013).

The proposed dwelling would also conflict with the Council's restraint strategy 
on new housing in the countryside. The proposal fails to accord with policy 
GN.29 (Exception Sites for Local Needs Affordable Housing) given that the site 
does not adjoin a settlement boundary and given that the community in which 
the site is located is not adequately served by facilities to support the proposed 
development. As such, it would represent an unsustainable form of 
development and would create an unjustified visual intrusion into the 
countryside. Thus, the proposed development would run counter to Policies SP 
1, SP 16, GN.1, GN.26 and GN.29 of the Local Development Plan for 
Pembrokeshire (adopted 28 February 2013).

Annex

A.1 The Development Plan/Other Material Considerations

A.1.1 The Local Development Plan

Policy SP 1

Policy SP 8

Policy SP 16

Policy GN.1

Policy GN.2

Policy GN.26

Sustainable development

Affordable Housing Target

The Countryside

General Development Policy

Sustainable Design

Residential Development



Policy GN.29 Exception Sites for Local Needs Affordable 
Housing

A.1.2 Other Material Considerations/ Weight Attached

Supplementary Planning Guidance: Affordable Housing (2013)

Significant weight

Planning Policy Wales Edition 9 (November 2016)

Limited weight

Technical Advice Note 2: Affordable Housing (June 2006)

Limited weight

Technical Advice Note 6: Planning for Sustainable Rural Communities 
(July 2010)

Significant weight

Technical Advice Note Practice Guidance - Rural Enterprise Dwellings 
(2011)

Significant weight

A.2 Consultation Responses

A.2.1 Head of Highways and Construction 

Highways

No objection

Drainage

No objection

A.2.2 Natural Resources Wales

No comment

A.2.3

A.2.4

Council Landscape Officer

No adverse comment

Council Ecologist



No comment

A.2.5 Cilgerran Community Council

No response received to date

A.2.6 Representations

15 letters in support of the proposed development have been received 
raising the following points:

 Praise for the work and support that they undertake
 Their efficient and timely response to emergency and call out 

work
 Professional attitude of workers
 Success of the business shown by its expansion
 Carry out specialist and skilled work
 It is of great importance to allow a hardworking young man to 

continue to live and work in the local area
 This prosperous business should be given the opportunity to 

further develop and thrive in the future
 Likelihood that the business will create more employment
 The site of the proposed dwelling is ideal to help the business 

continue and remain successful
 Long working hours can be made more efficient with close 

access to machinery maintenance and repairs
 Quicker response time for emergency call outs
 Good access to local road network and less disruption to local 

residents
 Site security would be increased
 Support for local business
 Provide affordable local housing
 It would not cause any inconvenience to any of the 

neighbouring residents
 Edge of settlement location
 Adds to diversity of premises within Croft
 Good access links
 The site and design looks fine and dwelling is relatively 

compact and would fit in well with the surrounding buildings
 Reduce fuel costs, running costs, man hours and carbon 

footprint
___________________________________________________________________

Background Documents:
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team).

 Consultation responses from the Head of Highways and Construction (Highways 



and Drainage), Natural Resources Wales, Council Landscape Officer and Council 
Ecologist

 15 letters of support

___________________________________________________________________


